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The  South  Street  Seaport  Museum 

This  development  plan  is  the  first  stage  of  a  three  year  planning  program,  made  possible  by  a  grant  from 
Laurance  S.  Rockefeller 


he  South  Street  Seaport  Museum  was  conceived,  in  the  words  of 


Scene  in  Fulton  Market,  1856. 
F.  Heely  Collection. 


its  founder  and  president,  Peter  Stanford,  "out  of  a  general- 
ized affection  for  the  old  brick  buildings  and  surviving 
taverns  and  maritime  enterprises  of  the  historic  city  water- 
front along  South  Street." 

The  Museum  was  founded  as  a  central  point  for  the 
collection  of  ships  and  marine  artifacts,  and  the  study  and 
presentation  of  the  vanished  ways  of  life  that  r>rio;ina1lY 
built  New  York  City.  It  seeks  to  preserve  a  group__o|_sig^_ 
nificant  ships,  and,  in  the  blocks  adjoining  the  piers  where  ^ 
the  ships  are  on  display,  to  restore  a  precinct  of  historic 
buildings  that  will  preserve  a  continuity  with  the  past,  and 
yet  will  have  a  contemporary  life  of  its  owrj. 

The  Museum,  founded  in  1966,  now  has  a  membership 
of  more  than  25,000  people  and  displays  a  collection  of 
ten  ships  at  two  piers  in  the  East  River  just  south  of  the 
Brooklyn  Bridge.  It  also  occupies  space  in  several  old 
buildings  in  the  Fulton  Fish  Market  area  just  behind  the 
piers,  with  displays,  a  book  store,  model  shop,  and  offices. 
The  Museum's  ships  and  other  activities  draw  more  than 
a  million  people  a  year  as  visitors,  and  the  Museum  pro- 
gram is  becoming  more  popular  and  active  all  the  time. 

The  growth  of  the  Seaport  Museum  has  been  rapid,  but 
up  until  recently  it  has  taken  place  step  by  step  in  rela- 
tively small  increments.  While  a  number  of  partial  plans 
have  been  published,  the  actual  advance  of  the  Seaport 
has  been  on  an  informal,  ad-hoc  basis.  Certain  events  have 
now  taken  place,  however,  which  require  that  the  Seaport 
formulate  its  plans  for  the  future  in  a  more  precise  manner. 

The  Fulton  Fish  Market  has  plans  to  move  to  much 
improved  facilities  in  the  Terminal  Market  area  of  the 
Bronx.  Knowing  this,  an  organization  called  Seaport  Hold- 
ings had  been  set  up  to  acquire  land  and  buildings  in  the 
Market  so  that  they  could  be  preserved  by  the  Seaport 
Museum.  However,  the  Seaport  was  not  alone  in  being 
interested  in  these  properties. 

The  impending  departure  of  the  Fish  Market,  and  the 
expansion  of  the  Wall  Street  business  district,  caused  a 
major  real-estate  company  to  purchase  two  key  blocks  in 
the  Seaport's  prime  area  of  interest,  with  the  objective  of 
tearing  down  the  historic  structures  —  including  Scher- 
merhorn  Row,  the  most  famous  group  of  buildings  in  the 
area  —  and  replacing  them  with  a  large  new  office  tower. 


The  developer's  plans  were  slowed  down,  however, 
when  the  City's  Landmarks  Preservation  Commission  de- 
clared Schermerhorn  Row  and  near-by  buildings  an  His- 
toric Landmark.  The  City  also  extended  the  Brooklyn 
Bridge  Southeast  Urban  Renewal  designation  to  include 
the.  Seaport  area. 

The  Seaport,  working  with  the  Mayor's  Office  of  Lower 
Manhattan  Development  and  the  City  Planning  Commis- 
sion, found  a  way  to  save  the  old  buildings  and  buy  out  the 
real-estate  interests  who  were  threatening  the  historic  dis- 
trict. The  existing  zoning  permitted  buildings  to  have  a 
floor  area  ten  to  fifteen  times  as  much  as  the  area  of  the 
land  they  stand  on,  in  other  words,  a  building  covering 
the  entire  site  would  be  ten  to  fifteen  stories  tall.  The  exist- 
ing buildings  average  less  than  four  stories.  Under  City 
law,  the  differences  between  the  actual  floor  area  of  a  des- 
ignated landmark  building  and  the  permissible  floor  area 
can  be  transferred  to  adjacent  properties.  These  unused 
portions  of  the  building  envelope  permitted  on  a  landmark 
site  are  called  the  "air  rights,"  or  "development  rights." 

As  there  turned  out  to  be  no  immediate  buyer  for  these 
air  rights,  a  group  of  banks  led  by  First  National  City 
Bank  and  Chase  Manhattan  Bank,  have  purchased  them 
for  sale  to  future  developers  of  adjacent  blocks.  This  sale 
had  permitted  the  City  to  acquire  the  blocks  labeled  74E 
and  W  (see  map,  p.  10  )  under  its  urban  renewal  powers, 
knowing  that  the  air  rights  sale  and  prospective  sale  and 
lease  agreements  would  reimburse  the  City  and  it  would 
not  be  diverting  scarce  urban  renewal  funds  from  areas 
of  immediate  social  concern.  Seaport  Holdings  already 
owned  blocks  96E  and  96W,  which  it  transmitted  to  the 
City,  along  with  its  property  on  blocks  97E  and  W. 

The  New  York  State  Maritime  Museum  will  purchase 
block  74E,  now  minus  its  air  rights,  and  will  restore  it  and 
make  it  the  home  of  its  permanent  collection.  The  South 
Street  Seaport  has  leased  back  from  the  City  blocks  96E 
and  W,  now  also  divested  of  their  air  rights,  along  with 
about  15%  of  the  97  blocks.  The  Seaport's  lease  is  for  99 
years,  with  its  rental  being  13%  of  its  own  gross  rents. 
Block  74W  will  become  an  office  tower  with  retail  space 
on  its  lower  floors  and  is  eligible  to  receive  some  of  the 
transferred  air  rights.  The  result  of  this  complex  transac- 


View  of  Fulton  Street 
looking  towards  the  Ferry  Terminal 
around  1880. 
Schermerhorn  Row  is  on  the  right. 
Courtesy  Museum  of  The  City  of  New  York. 
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tion  is  that  Schermerhorn  Row,  and  the  other  historic 
buildings  on  Block  74E,  have  been  preserved  without  any 
subsidy  by  the  City. 

The  Seaport  has  also  signed  a  separate  lease  for  a  sub- 
stantial amount  of  the  City's  waterfront,  extending  from 
Peck  Slip  south  to  Pier  15,  and  from  the  west  face  of  the 
Franklin  D.  Roosevelt  Drive  to  the  pierhead  line.  This 
lease  covers  four  existing  piers  and  two  waterfront  build- 
ings, plus  a  considerable  amount  of  land  and  of  wooden 
platforms  built  out  over  the  water. 

The  Seaport  eventually  expects  to  lease  blocks  97E  and 
W  from  the  City  on  analogous  terms  to  those  for  the  96 
blocks. 

The  South  Street  Seaport  Museum  will  then  control  a 
substantial  portion  of  the  waterfront,  and,  eventually,  as 
many  as  five  or  more  blocks  of  property  behind  the  piers. 

Through  the  generosity  of  Laurance  S.  Rockefeller, 
funds  were  provided  to  conduct  a  comprehensive  planning 
study  of  the  properties  the  Seaport  now  controls  and  the 
surrounding  areas.  Funds  for  the  first  stage  of  the  plan 
were  received  in  March  of  1973  and  the  following  report 
represents  the  conclusion  of  the  first  phase  of  this  plan- 
ning study. 

The  Development  Plan 

The  Seaport  Museum  retained  Jonathan  Barnett,  AIA, 
as  the  master  planner  and  co-ordinator  for  its  develop- 
ment studies,  and  the  planning  team  consisted  of  the  fol- 
lowing consultants:  Edward  L.  Barnes,  FAIA,  architect; 
James  Ulmer  &  Co.,  real  estate  analysis;  Charles  Forberg, 
graphic  design;  LeMessurier  Associates,  structural  engi- 
neers; Joseph  Loring  &  Associates,  mechanical  engineers; 
Wolf  &  Co.,  building  cost  estimates;  Jeffrey  Fulton,  build- 
ing codes;  and  Jan  V.  White,  publication  graphics. 

The  Board  of  the  Seaport  designated  a  Planning  and 
Development  Committee,  under  the  chairmanship  of  Rich- 
ard Buford,  to  be  its  representative  in  working  with  the 
consultants  on  the  development  plan.  The  membership  of 
the  Committee,  in  addition  to  Mr.  Buford,  was  as  follows: 
Kent  Barwick,  Joan  Davidson,  James  M.  Fitch,  Jakob 
Isbrandtsen,  D.  Kenneth  Patton,  and  Peter  Stanford. 
Richard  Weinstein,  the  Director  of  Lower  Manhattan 
Development  for  the  City,  participated  in  the  meetings,  as 
did  Bronson  Binger  and  other  members  of  the  Seaport 


staff.  Eliot  Lumbard  attended  on  behalf  of  the  New  York 
State  Maritime  Museum. 

At  the  suggestion  of  the  consultants,  the  Planning  and 
Development  Committee  met  on  an  exceptionally  inten- 
sive schedule,  with  frequent  presentations  by  the  consul- 
tants. An  orderly  decision-making  process  was  created 
with  the  Committee  reviewing  progress,  making  sugges- 
tions, and  then  formally  adopting  various  aspects  of  the 
plan  as  they  were  completed.  The  plan  was  the  result  of 
this  process  of  interchange  and  participation. 

The  development  plan  was  then  submitted  to  the  Sea- 
port Board  in  July  of  1973  and,  after  some  revisions,  was 
adopted  as  the  policy  guide  for  the  future  of  the  Seaport. 

The  development  plan  consists  of:  1,  a  staged  design 
and  development  plan  that  allocates  the  major  uses  for 
land  and  buildings;  2,  pre-schematic  designs  for  the  build- 
ing projects  and  for  the  treatment  of  the  highway  and 
waterfront;  3,  an  outline  financial  plan  based  on  prelim- 
inary cost  estimates  and  estimates  of  potential  income 
and,  4,  a  graphic  design  policy  for  signage,  maps,  street 
furniture  and  other  elements  of  the  Seaport  environment. 

The  purpose  of  the  development  plan  is  to  create  a 
financially  feasible  balance  of  uses  that  will  provide  in- 
come to  support  the  Seaport  restoration  while  allowing 
space  for  non-revenue-producing  Museum  functions.  It 
also  sets  the  design  character  for  both  restored  and  new 
buildings,  and  for  the  waterfront  and  streets,  providing  an 
orderly  framework  for  future  decisions.  The  plan  also 
creates  the  context  for  fund  raising,  for  discussions  with 
potential  developers  and  investors,  and  for  dealings  with 
government  agencies. 

The  plan  does  not  try  to  be  definitive  about  matters  that 
won't  take  place  for  many  years,  and  which  should  be  re- 
solved closer  to  the  actual  time  of  decision.  However,  the 
document  is  definitive  in  the  sense  that  the  means  of  im- 
plementation are  an  intrinsic  part  of  the  plan.  It  is  easy 
enough  to  make  drawings  of  something  that  would  be 
desirable  in  the  future,  but,  unless  there  is  some  hypoth- 
esis about  the  means  by  which  goals  can  be  achieved, 
such  planning  is  not  a  meaningful  guide  to  future  actions. 
For  this  reason,  the  real-estate  consultant  has  worked 
closely  with  the  planner  and  architect  from  the  beginning, 
and  continuous  checks  have  been  run  on  building  costs 
and  prospective  engineering  problems. 
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View  of  Brooklyn,  L.I.  from  U.S.  Hotel,  New  York. 


Study  Area 

The  plan  covers  the  area  south  of  the  Brooklyn  Bridge 
to  Burling  Slip,  and  from  Pearl  Street  to  the  pierhead 
line. 

Goals  For  The  Plan 

The  Seaport  Museum  does  not  wish  to  turn  back  the 
clock.  It  has  no  desire  to  create  a  detailed  restoration, 
with  the  buildings  brought  back  to  a  particular  historic 
date,  guides  in  period  costume,  and  every  aspect  designed 
to  make  the  visitor  feel  he  has  stepped  back  into  the  past. 

Nor  does  the  Museum  wish  to  create  a  wholly  modern 
series  of  uses  where  the  old  buildings  and  ships  are  pre- 
served purely  for  scenic  effect.  Ghiradelli  Square  and  the 
Cannery,  in  San  Francisco,  are  modern  shopping  centers 
occupying  the  shells  of  older  buildings.  They  are  deserv- 
edly popular,  but  the  Seaport  Museum  has  something  else 
in  mind  for  South  Street. 

The  South  Street  waterfront  was  never  elegant  or  par- 
ticularly charming.  It  has  always  been  one  of  the  City's 
commercial  districts  and  it  is  the  aim  of  the  Seaport  Mu- 
seum to  preserve  this  area  as  a  working  district,  with  real 
activities  and  a  genuine  life  of  its  own,  although  also  of 
interest  to  tourists  and  visitors. 

The  tenants  and  land  uses  should  relate  to  the  educa- 
tional work  of  the  museum,  but  in  an  experimental,  not  a 
didactic  way.  The  Museum  should  be  perceived  through 


personal  experience,  personal  handling  of  materials,  indi- 
vidual ownership,  and  not  be  a  precinct  with  turnstiles 
and  ticket  takers. 

It  is  also  the  aim  of  the  Seaport  to  create  a  district  that 
will  be  active  for  as  much  of  the  day  as  possible.  Not  only 
should  ground  floors  house  activities  like  shops  and  stores, 
as  well  as  craft  shops,  but  there  should  be  a  substantial 
number  of  residents.  Restaurants  and  theaters  will  also  be 
important  in  making  the  area  lively. 

Another  important  aim  is  that  the  Seaport  should  be,  to 
the  extent  possible,  self-supporting,  so  that  means  should 
be  found  to  maximize  income,  to  the  degree  that  remains 
consistent  with  the  Seaport's  principal  objectives.  The 
plan  should  represent  the  best  trade-off  between  commer- 
cial income  and  the  Seaport's  museum  function,  so  that 
the  plan  will  be  as  readily  implemented  as  possible,  and 
the  amount  of  money  needed  from  philanthropic  sources 
will  be  held  down. 

The  Bicentennial 

The  South  Street  Seaport  Museum  has  been  endorsed 
as  an  official  project  by  the  American  Revolution  Bicen- 
tennial Commission  and  by  the  State  and  City  Bicenten- 
nial organizations  as  well,  as  part  of  the  observances  for 
the  200th  Anniversary  celebration  of  the  independence  of 
the  United  States  of  America.  The  Seaport  hopes  that  a 
significant  part  of  the  plan  can  be  implemented  by  1976. 
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The  development  plan  covers  the  area 
south  of  the  Brooklyn  Bridge  to  Burling 
Slip,  and  from  Pearl  Street  to  the  end  of 
the  piers  in  the  East  River. 

The  South  Street  Seaport  has  been  en- 
dorsed as  an  official  project  by  the  national 
Bicentennial  Commission,  and  by  the  or- 
ganizers of  the  City  and  State  Bicentennial 
celebrations  as  well.  The  date  1976  is 
therefore  very  important  for  the  Seaport, 
and  a  substantial  amount  of  the  develop- 
ment plan  should  be  carried  out  by  then. 

The  Fulton  Fish  Market,  however,  will 
not  be  moving  to  the  Bronx  Terminal  Mar- 
ket until  the  middle  of  1976,  or  possibly 
even  later,  so  that  the  plans  have  to  be  de- 
signed around  the  continued  presence  of 
the  market.  Accordingly  the  plan  is  shown 
in  two  distinct  phases,  the  first  to  be  com- 
pleted by  the  Bicentennial  year,  the  second 
representing  the  ultimate  restoration. 

In  1976,  if  all  goes  according  to  plan, 
the  visitor  walking  east  on  Fulton  Street 
will  find  that  the  street  has  been  closed  and 
repaved  from  Water  to  South  Streets,  and 
the  blocks  of  Front  Street  on  either  side  of 
Fulton  have  also  been  closed  and  repaved. 

On  his  right,  the  block  containing  Scher- 
merhorn  Row  will  have  been  restored  as 
the  New  York  State  Maritime  Museum, 
and,  on  the  left,  the  block  bounded  by 
Fulton,  Water,  Beekman  and  Front  Streets 
will  have  been  restored  by  the  Seaport 
Museum,  including  replacing  the  missing 
building  at  Fulton  and  Front  Streets. 

The  one  story  market  building  on  the 
block  across  from  Schermerhorn  Row  will 
have  been  remodeled  temporarily  for  shops 
and  exhibits,  and  surrounded  with  a  tradi- 
tional "tin"  roof.  The  drawing  on  pages  12 
and  1 3  shows  how  the  block  of  Front  Street 
between  Fulton  and  Beekman  is  expected 
to  look  at  this  stage. 

As  the  visitor  nears  South  Street,  he  will 
find  that  a  canopy  has  been  stretched  from 
the  west  face  of  the  elevated  highway  struc- 
ture and  out  over  a  waterfront  esplanade. 
Brightly  colored  kiosks  will  occur  at  inter- 
vals along  this  covered  walkway  leading  to 
the  Museum's  collection  of  historic  and 
significant  ships.  A  drawing  of  the  espla- 
nade is  shown  on  pages  18  and  19. 
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Ultimately,  a  new  building  will  be  con- 
structed on  the  "market"  block  across  from 
Schermerhorn  Row  that  will  follow  the 
general  shape  of  the  building  that  stood  on 
the  site  in  the  early  nineteenth  century,  but 
will  not  reproduce  it  in  exact  detail.  There 
will  be  a  glassed  in  arcade  between  the 
inner  and  outer  buildings.  The  drawing  on 
page  25  shows  what  the  arcade  in  such  a 
structure  might  look  like.  If  it  is  possible 
to  move  components  of  the  Fish  Market  to 
other  locations  in  the  vicinity,  it  may  be 
possible  to  make  a  start  on  this  building  by 
1976.  However,  this  portion  of  the  plan 
will  probably  not  be  built  for  several  years. 

The  buildings  on  the  blocks  bounded  by 
Beekman  and  Water  Streets,  Peck  Slip  and 
South  Street  will  be  restored  and  missing 
buildings  replaced  by  the  Seaport  as  part 
of  the  final  phase  of  the  development  plan. 
The  portion  of  Front  Street  between  these 
blocks  will  become  a  special  enclave  of  gal- 
leries and  craft  shops,  with  apartments  and 
studios  above.  A  drawing  of  this  Street  of 
Crafts  is  shown  on  page  27.  The  canopies 
along  the  elevated  drive  structure  will  be 
extended  northward  to  Peck  Slip  and  a  new 
Pier  18  constructed  in  order  to  display 
additional  ships.  Streets  will  be  resurfaced 
with  traditional  paving  materials  through- 
out the  Seaport  Area  and  much  of  it  will 
be  a  pedestrian  precinct. 

In  this  final  phase,  two  large  office  build- 
ings will  have  been  constructed  on  near-by 
properties.  The  lower  floors  of  these  build- 
ings should  be  designed  to  be  in  harmony 
with  the  Seaport,  and  their  bulk  minimized 
as  much  as  possible.  The  City's  Office  of 
Lower  Manhattan  Development  has  writ- 
ten zoning  controls  to  accomplish  these 
objectives. 

The  South  Street  Seaport  Museum  is 
planned  to  be  more  than  a  series  of  exhib- 
its. The  combination  of  residences  and 
craft  shops,  commercial  stores,  offices,  res- 
taurants and  theaters  is  designed  to  create 
an  area  with  a  strong  life  of  its  own.  The 
visitor  will  come  to  look  at  the  ships  and 
displays,  but  he  will  also  be  able  to  partici- 
pate in  an  experience,  a  district  of  the  City 
that  preserves  a  continuity  with  the  past 
but  is  full  of  vitality  today. 
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INVENTORY 


The  Relocation  of  the  Fish  Market 

A  co-operative  organization  composed  of  the  prin- 
cipal companies  in  the  Fulton  Fish  Market  has 
signed  a  lease  with  the  City  for  space  in  a  new  build- 
ing to  be  constructed  for  the  Co-operative  in  the 
Bronx  Terminal  Market.  As  95%  of  the  fish  now 
come  in  by  truck,  the  removal  of  the  market  to  the 
City's  principal  wholesaling  area  will  make  it  func- 
tion far  more  efficiently  than  it  does  at  present. 

The  revised  lease  was  approved  by  the  Board  of 
Estimate  in  February  of  1973.  New  construction 
documents  are  being  prepared  on  an  accelerated 
schedule.  If  City  approvals  and  the  building  proc- 
ess are  carried  through  expeditiously,  it  is  hoped 
that  construction  can  begin  on  the  new  market  facil- 
ities during  1974.  With  luck,  a  new  building  in  the 
Bronx  would  be  ready  for  the  Fish  Market  in  1976. 

The  Seaport's  plans  will  have  to  be  staged  to  take 
account  of  the  continued  presence  of  the  Fish  Mar- 
ket for  the  next  several  years. 

Building  Survey 

The  structural  engineers  and  the  building  code  con- 
sultant made  a  tour  of  the  Seaport  area  and  graded 
each  of  the  buildings  according  to  apparent  struc- 
tural condition.  The  purpose  of  this  survey  was  sim- 
ply to  minimize  unpleasant  surprises  at  a  later  date. 
There  did  not  appear  to  be  any  impossible  prob- 
lems, even  in  the  buildings  that  are  in  the  worst  con- 
dition. A  check  with  the  consultants  for  Block  74, 
the  State  Maritime  Museum,  indicated  that  their 
findings  were  similar.  The  most  difficult  building  to 
preserve  and  restore,  should  it  prove  desirable, 
would  be  the  so-called  "tin  building"  on  the  water- 
front opposite  block  96W. 

Drainage 

There  are  some  apparent  problems  with  the  back- 
up of  storm  drains  in  the  Seaport  area,  and  with 
flooding  from  the  East  River  in  periods  of  excep- 
tionally high  tides  and  storms. 

Should  the  problem  persist  after  the  new  South 
Street  interceptor  sewer  is  connected,  a  special 
pumping  system  may  have  to  be  provided  under 
Fulton  Street,  and,  later,  under  Peck  Slip,  to  take 
care  of  the  over- flow  from  the  storm  sewers.  It  is 
important  that  the  City  keep  the  Seaport  plans  in 
mind  while  its  sewer  improvements  go  forward. 

Pier  Structure 

The  City  has  been  doing  some  repairs  on  an  ad- 
hoc  basis  to  the  piers  leased  to  the  Seaport,  particu- 
larly Pier  17.  As  the  piers  are  old,  and  no  complete 
engineering  drawings  of  them  exist,  it  is  important 
that  a  program  of  inspection  and  maintenance  be 
continued,  and  unusual  impact  loads  be  avoided. 


Front  Street,  looking  north  from  Fulton  Street. 


PHASE  1 


BLOCK  96  W 


While  the  identity  of  each  individual  building  will 
be  preserved,  all  of  the  buildings  in  this  block  will 
be  treated  as  a  single  building  complex  by  con- 
structing an  internal  corridor  system  in  what  is 
presently  an  areaway  between  the  two  rows  of 
buildings.  An  elevator  and  stair  tower  will  be  placed 
next  to  the  main  entrance  on  the  south  side  of  the 
buildings,  and  another  stair  and  elevator  will  be 
built  adjacent  to  the  Inner  City  Fish  Building  at  the 
north  end  of  the  block.  There  is  some  variation  in 
the  floor  levels  of  the  buildings,  but  this  discrepancy 
would  be  corrected  by  short  flights  of  stairs  leading 
off  the  entrances  from  the  internal  corridor. 

The  upper  floors  will  be  remodeled  as  office 
space,  except  for  the  top  floor  of  the  western  row 
of  buildings,  which  is  a  story  higher  and  permits 
windows  on  the  east  side  facing  the  corridor  (which 
at  this  level  could  be  an  open  walkway).  This  top 
floor  space  can  be  used  for  apartments.  The  ground 
floor  will  be  shops  and  restaurants,  except  for 
entrances  to  the  offices  above. 

The  third  floor  of  the  Inner  City  Fish  Building 
has  been  reserved  for  use  as  a  theater,  and  other 
spaces  in  this  block  will  be  used  for  museum  offices 
and  museum  shops. 

The  building  at  the  corner  of  Front  and  Fulton, 
which  was  torn  down  to  make  way  for  a  subway 
ventilator,  will  be  replaced  in  a  style  that  is  compat- 
ible with  the  rest  of  the  block — without  necessarily 
repeating  all  the  historic  details.  The  plan  shows 
certain  design  features  that  are  required  to  produce 
conformity.  Designing  this  building  will  be  some- 
what difficult,  as  it  cannot  be  permitted  to  inter- 
fere with  the  function  of  the  ventilator;  but  prelim- 
inary consultations  with  the  Transit  Authority  indi- 
cate that  a  solution  can  be  worked  out. 
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NEW  BUILDING  CORNICE  LINES 
ARE  TO  ALIGN  WITH  ADJACENT 
EXISTING    FRONT  ST  CORNICES 
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The  group  of  small  buildings  on  the  96W  block 

will  be  given  the  efficiencies  of  a  single  building 

while  preserving  the  identity  and  historical 

character  of  each  separate  part. 

An  internal  corridor  and  circulation  system, 

introduced  into  what  is  now 

a  narrow  light  well,  will  provide  access 

to  all  the  buildings,  and  will  permit 

the  upper  floors  to  be  reached  by  elevator. 


NEW  BUILDING  CORNICE  LINES 
ARE  TO  ALIGN  WITH  ADJACENT 
EXISTING   FRONT  ST  CORNICES 
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PHASE  1 


View  up  Front  Street, 
looking  north  from  Fulton.  The  restored  buildings 
of  Block  96W  are  at  left. 
On  the  right  is  the  tin  roof 
of  the  temporarily  remodeled  existing  building 
on  Block  96E.  (Seepage  14) 


PHASE  1 


BLOCK  96E 


BEEKMAN 


pULTON 
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Because  the  Fish  Market  may  well  be  oc- 
cupying part  of  this  building  during  the 
Bicentennial  year,  an  interim  plan  has  been 
devised  that  will  utilize  the  existing  struc- 
ture on  a  temporary  basis.  If  it  becomes 
possible  to  vacate  the  site  and  tear  down 
the  existing  building,  then  it  would  be  rea- 
sonable to  proceed  with  the  plans  for  this 
block  that  are  outlined  for  the  final  phase 
of  the  development  plan. 

The  existing  building  was  constructed  in 
1 949  and  houses  part  of  the  operations  of 
the  Fulton  Fish  Market.  It  is  a  one-story 
structure  with  brick  exterior  walls  and  a 
modern  steel  frame  and  it  is,  ironically, 
one  of  the  soundest  structures  in  the  Sea- 
port, although  it  enjoys  neither  architec- 
tural distinction  nor  historic  significance. 
The  western  side  of  the  building  is  being 
used  as  a  parking  garage,  and  the  eastern 
side  is  let  as  fish  stalls. 

As  the  structure  is  essentially  similar  to 
a  one-story  "taxpayer"  store  structure,  and 
has  most  of  the  necessary  utilities,  it  is  pro- 
posed to  rent  out  segments  of  the  building 
as  stores,  starting  with  the  western  side, 
with  the  tenants  making  all  the  internal 
improvements. 

The  exterior  would  be  given  a  metal 
awning  supported  on  a  pipe  frame  struc- 
ture, similar  to  the  "tin  roofs"  which  sur- 
round many  structures  of  this  type  in 
waterfront  areas.  This  awning  would  give 
the  building  a  unified  architectural  charac- 
ter at  a  relatively  low  cost,  and  the  design 
will  be  enlivened  by  the  storefronts  and 
signs.  This  temporary  remodeling  is  in 
keeping  with  the  Seaport's  history  of  step- 
by-step  organic  growth. 
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NEW  CONSTRUCTION 


Most  of  this  block  has  been  purchased  by 
Consolidated  Edison  some  years  ago  with 
the  intention  of  tearing  down  the  existing 
buildings  and  constructing  a  new  building 
housing  ten  transformers.  Various  alterna- 
tives were  explored  with  the  aim  of  finding 
another  site  for  the  transformer  station,  or, 
at  least,  preserving  all  or  part  of  the  facades 
of  the  existing  buildings.  In  the  end,  how- 
ever, none  of  these  alternatives  were  found 
to  work,  and  Consolidated  Edison  will 
have  to  tear  down  most  of  this  block. 
Edward  L.  Barnes,  the  architect  for  the 
Seaport's  development  plans,  is  a  consul- 
tant to  Consolidated  Edison  to  create  de- 
sign compatibility  between  the  new  sub- 
station and  the  Seaport. 
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PHASE  1 

THE  HIGHWAY 


The  elevated  structure  of  the  Franklin  D.  Roosevelt 
Drive  will  be  a  permanent  fixture  of  the  Seaport 
area.  It  is  necessary  to  find  some  method  of  treating 
the  highway  which  will  be  compatible  with  the  Sea- 
port Museum  but  is  true  to  the  essential  nature  of 
the  highway  as  a  modern  engineering  structure. 

The  plan  calls  for  the  highway  to  be  repainted  a 
deep  umber  color,  similar  to  nineteenth  century 
colors  that  will  be  used  elsewhere  in  the  Seaport.  A 
series  of  flexible  canopies  will  be  attached  to  the 
west  side  of  the  elevated  highway  structure,  carried 
underneath  the  highway  and  then  extended  out 
thirty  feet  over  the  waterside  esplanade.  This  con- 
figuration will  have  the  effect  of  de-emphasizing  the 
highway  structure,  leading  people  under  it,  and  pro- 
ducing a  better  pattern  of  light  and  shade  on  the 
eastern  side.  Kiosks  will  be  placed  under  the  cano- 
pies, allowing  the  piers  themselves  to  be  kept  free 
of  permanent  structures.  12,000  square  feet  of 
kiosk  space  is  planned  for  the  first  phase  of  devel- 
opment, which  will  create  an  open  market  environ- 
ment in  what  is  now  dead  space  under  the  highway. 


Clipper  Young  America  alongside  a  South  Street  pier. 


PHASE  1 


View  looking  north 
along  the  waterfront  esplanade, 
towards  the  Brooklyn  Bridge. 
Kiosks  retain  some  of  the  area's  traditional 
open  market  atmosphere. 
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PHASE  1 


Because  the  Fish  Market  will  probably  be 
operating  at  its  present  location  during  all 
or  part  of  the  Bicentennial  Year,  the  Sea- 
port Plan  has  to  be  designed  around  this 
situation.  By  1976,  it  is  assumed  that  the 
New  York  State  Maritime  Museum  will 
have  taken  over  and  restored  Block  74,  the 
block  that  includes  Schermerhorn  Row. 
The  Seaport  will  have  restored  Block  96W, 
including  replacing  the  missing  building  at 
Front  and  Fulton.  A  temporary  remodeling 
will  have  been  done  of  the  one-story  build- 
ing on  Block  96E,  or  at  least  of  the  garage 
on  the  western  side  of  the  block. 

In  addition,  the  western  face  and  under- 
side of  the  highway  structure  will  be  cov- 
ered with  a  light,  flexible  new  structure  that 
will  run  under  the  Drive  and  form  a  cov- 
ered esplanade  on  the  eastern  side.  Kiosks 
and  concessions  will  be  located  beneath 
this  covering,  and  there  will  be  no  such 
structures  on  the  piers  themselves.  A  new 
substation  for  Consolidated  Edison  will 
have  been  built  on  Block  107E,  its  design 
will  be  compatible  with  the  Seaport  Plan. 

Street  Closings:  First  Phase 

The  City  has  acted  to  close  Fulton  Street 
between  Water  and  South  Streets,  the  por- 
tion of  South  Street  that  lies  under  the 
elevated  highway  structure,  and  the  two 
blocks  of  Front  Street  that  lie  on  either  side 
of  Fulton.  These  streets  will  be  repaved, 
where  necessary,  with  Belgian  Block  to 
create  a  uniform  appearance,  and  the  side- 
walks and  curbs  will  be  renewed,  prefer- 
ably with  bluestone.  Trees  will  be  planted 
to  screen  the  vacant,  city-owned  properties 
on  either  side  of  Fulton  Street  to  the  west 
of  the  Seaport  area. 
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The  original  market  building  shown 

as  it  looked  from  Fulton  Street 

in  1828.  From  B.  T.  Valentine's  Manual,  1854. 


The  building  on  this  site  in  the  early  nineteenth  cen- 
tury was  like  a  traditional  English  market  hall.  A 
narrow  structure  in  the  form  of  a  squared-off  C,  or 
U,  surrounded  the  block  on  three  sides,  with  the 
opening  facing  the  water.  Within  the  C  was  a  sepa- 
rate structure,  which  was  the  market  hall  itself.  Its 
principal  facade  was  also  turned  to  the  water. 

The  plan  proposes  that  a  new  building  be  con- 
structed on  this  site  following  approximately  the 
configuration  of  the  historic  market,  but  not  in  so 
detailed  a  way  as  to  be  simply  a  replica.  The  outer 
building  would  contain  shops  and  offices,  and  the 
central  building  a  restaurant  on  the  ground  floor 
and  a  theater  above.  Instead  of  being  separate 
structures,  the  two  portions  of  the  building  would 
be  connected  with  a  glass-roofed  galleria. 

Two  alternative  schemes  are  shown.  The  first 
shows  the  outer  ring  as  one-and-one-half  stories 
high  and  the  central  building  as  two  stories;  the 
second  proposal  shows  a  three-story  outer  ring,  and 
a  two-and-a-half  story  inner  building.  The  first 
building  appears  to  make  better  economic  sense,  in 
that  there  is  a  better  balance  between  income  pro- 
jections and  construction  costs.  The  second  alter- 
native would  be  superior  from  an  architectural 
point  of  view,  and  probably  would  make  more 
sense  for  the  Seaport  in  the  long  run.  If  the  neces- 
sary funds  are  available,  the  second  building  should 
be  constructed,  the  first  alternative  represents  a 
fall-back  position. 
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This  version  of  the  building 

for  the  96E  block,  would 

be  the  most  nearly  self-supporting 

according  to  the  economic  projections. 
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This  larger,  and  more  complex, 
structure  for  Block  96E 
would  be  a  superior  building, 

alternative  ma^e  ^etter  use  °^ me  'and 

Bthan  the  first  alternative. 
It  will,  however,  be  necessary 
to  raise  more  money 
in  order  to  build  it. 
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PHASE  2 

BLOCKS  97E&W 


These  blocks  would  follow  the  same  basic  principle 
as  that  used  in  the  restoration  of  Block  96W,  in  that 
they  would  be  treated  as  units,  and  developed  at 
once,  while  preserving  the  individuality  of  each 
building.  There  would  be  a  similar  internal  corridor 
system,  with  stair  and  elevator  towers  at  the  ends. 
There  are  several  missing  buildings,  and  they  would 
be  replaced  on  the  same  design  principles  as  the 
missing  building  on  Block  96W.  The  major  differ- 
ence would  be  that  the  Front  Street  side  of  both 
blocks  would  be  designed  to  have  residential  and 
studio  space  on  all  floors,  instead  of  just  on  the  top 
floor,  as  would  be  the  case  in  96W.  The  ground 
floor  space  along  Front  Street  would  be  for  artisans 
and  art  galleries  rather  than  more  active  commer- 
cial uses,  thus  creating  a  quiet  enclave  within  the 
over-all  high  intensity  activity  of  the  Seaport.  The 
restaurant  and  bar  of  the  existing  Meyers  Hotel  at 
the  corner  of  South  Street  and  Peck  Slip  will  be  pre- 
served and  restored,  and  a  small  hotel  operation 
may  be  possible  on  some  of  the  upper  floors.  The 
outer  areas  of  the  other  buildings,  facing  other 
directions  than  across  Front  Street,  will  follow  the 
pattern  of  shops  and  restaurants  on  the  ground 
floor,  offices  above,  established  on  Block  96W. 


View  looking  north  on  Front  Street 
between  Beekman  Street  and  Peck  Slip 
shows  the  "Street  of  Crafts" 
that  will  be  created  as  a  quieter  enclave 
within  the  Seaport. 
There  will  be  apartments  over  the  shops 
on  both  sides  of  the  street. 
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BLOCKS  97E.97W 


Schematic  sections  show  how  building 
relationships  will  vary,  because  of  greater  range 
of  building  types  and  infill  requirements 
than  those  found  in  Block  96 W. 
Basic  treatment  is  similar  to  96W,  however. 


PECK  SLIP 


BEE  K  MAN 


GROUND  FLOOR  =  : TYPICAL  FLOOR 


Pairs  of  floorplans  show  both  of  Crafts.  On  upper  floors  Studio 

Blocks  97E  and  W  at  ground  level.  and  one  bedroom  apartments  face  Front  Street. 

typical  floor,  and  top  floor  level.  other  space  will  be  used  for  offices. 

Shaded  areas  represent  new,  infill  construction.  Variation  in  height  of  buildings 

At  ground  level  shops  face  each  other  permits  top  floors  to  be  used 

across  Front  Street,  forming  Street  for  larger  studios  and  apartments. 
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PHASE  2 


Other  Blocks  in  the  Seaport  area, 
Final  Phase: 

It  is  hoped  that  the  frontage  on  the  north 
side  of  Peck  Slip  can  also  be  redeveloped 
in  a  manner  compatible  with  the  Seaport. 
There  are  no  plans  for  the  remainder  of 
these  blocks,  but  it  is  the  intent  of  the  plan 
that  they  remain  working  areas  in  real 
waterfront  uses:  remaining  segments  of  the 
fish  market  might  relocate  in  these  blocks, 
warehousing  and  manufacturing  related  to 
the  waterfront,  and  so  on.  If  these  uses  do 
not  prosper,  a  restoration  plan  should  be 
drawn  up  and  the  blocks  added  to  the  Sea- 
port's holdings. 

There  will  be  two  large  buildings  on  the 
remaining  blocks  of  the  Seaport  area,  one 
on  Block  74W  and  one  on  Block  98.  It  is 
hoped  that,  not  only  will  the  architectural 
treatment  of  these  buildings  be  compatible 
with  the  Seaport,  but  their  use  will  be  as 
well.  It  would  be  helpful  to  the  Seaport  if 
the  lower  floors  of  both  these  buildings 
were  to  house  department  stores  or  other 
intensive  retail  uses,  strengthening  the 
over-all  Seaport  as  a  shopping  area. 

Street  Closings:  Final  Phase 

After  the  departure  of  the  Fish  Market, 
Beekman  Street  will  be  closed  to  traffic  be- 
tween Water  and  South,  Front  Street  will 
be  closed  between  Beekman  and  Peck  Slip, 
and  portions  of  Burling  and  Peck  Slips  will 
be  closed  as  well.  Water  and  South  Streets 
will  remain  open,  although  there  is  a  possi- 
bility that  they  can  be  closed  during  non- 
peak  traffic  periods.  These  street  closings 
have  been  decided  upon  by  City  agencies, 
and  are  not  under  the  direct  control  of  the 
Seaport  or  its  planners. 

Highway  Treatment  and  Kiosks: 
Final  Phase 

The  treatment  of  the  highway  structure 
with  canopies  placed  at  intervals  will  be 
continued  up  the  waterfront  to  Peck  Slip, 
and  additional  kiosks  constructed.  The 
Seaport  also  hopes  to  rebuild  Pier  19  al- 
though no  money  for  this  is  budgeted  in 
the  plan. 
30 


The  repaving  already  carried  out 
on  other  closed  streets 
will  be  extended  throughout 
the  Seaport  area  from  Peck  Slip  south, 
and  bollards,  or  some  similar 
traffic  control  device  installed. 
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There  is  some  question  about  the  future 

of  the  two  waterfront  buildings, 

east  of  the  highway  structure, 

that  are  now  occupied  by  the  Fish  Market. 

The  plan  shows  them  cleared 

to  restore  a  view  of  the  waterfront: 

but  there  is  considerable  sentiment 

to  save  the  southernmost  of  these  two  buildings, 

called  the  "tin  building*'  as  one  of  the  last  surviving  examples 

of  a  late-nineteenth  century  waterfront  structure. 

The  structural  survey  indicates 

that  preservation  would  be  difficult, 

but  the  question  has  been  left  open  for  future  study. 


FINANCIAL  PLAN 


A  basic  objective  for  the  South  Street  Seaport  de- 
velopment plan  is  to  make  the  restoration  process 
as  nearly  self-supporting  as  is  consistent  with  the 
objectives  of  the  Museum.  The  range  of  choices  lies 
between  two  extreme  alternatives:  on  the  one  hand 
a  Museum  that  receives  no  commercial  income 
whatever,  and,  on  the  other,  an  organization  that 
rents  out  all  its  space  commercially.  Clearly  neither 
alternative  would  be  appropriate.  What  is  needed  is 
a  more  balanced  allocation  of  space  between  com- 
mercial and  limited-profit  or  non-revenue  paying 
uses. 

The  economic  and  financial  analysis  was  made  a 
part  of  the  planning  process  from  the  beginning. 
Various  design  alternatives  were  given  rough  cost 
estimates  by  the  building  cost  consultant,  and  their 
financial  feasibility  was  evaluated.  To  assist  in  this 
process,  estimates  of  the  cash  flow  available  to  ser- 
vice the  ground  lease  and  the  debt  incurred  by  con- 
struction cost  were  put  on  a  per  square  foot  basis, 
according  to  the  amount  generated  by  each  use: 
Commercial  Shops     $6.67  per  sq.  ft.  per  year 


Restaurants 

Offices 

Residential 

Theater 

Museum  Shops 

Community 

Kiosks 


5.14 
4.90 
3.84 
-0- 
3.46 
(1.70) 
9.57 


As  a  result,  the  following  space  allocation  was 
chosen: 

Summary  of  Space  Allocation 

26,800  square  feet  are  shown  in  the  development 
plan  to  return  no  income  at  all.  This  space  is  in- 
tended for  Museum  and  community  activities  that 
can  not  be  expected  to  pay  any  rent.  This  space  is 
actually  subsidized  by  other,  rent  paying  uses,  as 
the  maintenance  costs  amount  to  nearly  two  dollars 
a  square  foot. 

There  is  another  9,400  square  feet  specified  as 
museum  shops,  which  are  shown  as  paying  a  rent  of 
$5.00  a  square  foot,  half  of  what  is  expected  from 
other  retail  space.  A  theater  planned  for  Block  96W 
is  shown  as  paying  a  rent  of  $1.20  a  square  foot, 
just  enough  to  carry  basic  maintenance,  assuming 
that  the  theater  will  pay  for  some  of  its  maintenance 
costs  itself. 

These  three  categories  together  represent  42,000 
square  feet,  which,  according  to  available  informa- 
tion, provides  very  well  for  the  anticipated  needs  of 
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the  Seaport  Museum.  There  will  be  another  39,635 
square  feet  of  museum  space  in  the  New  York  State 
Maritime  Museum  in  the  74  Block,  which  will  be 
the  major  place  of  display  for  artifacts  of  the  sea. 
The  Seaport  also  expects  that  display  cases  will  be 
placed  in  the  various  shops  and  stores,  although 
this  does  not  show  up  in  the  square  footage  allot- 
ments. 

In  order  to  keep  the  Seaport  area  active  for  as 
much  of  the  day  as  possible,  the  development  plan 
allocates  100.700  square  feet  for  residential  space, 
which  is  a  partially  subsidized  use,  in  that  the  same 
space  can  be  expected  to  pay  substantially  more  if 
it  were  devoted  to  offices. 

About  250,000  square  feet  of  pier  area  will  not 
be  used  commercially,  but  left  clear  as  public  open 
space.  Museum  and  subsidized  uses  represent  52% 
of  the  combined  building  and  pier  area.  The  space 
aboard  ships  has  not  been  used  in  this  computation, 
but  sizable  museum  spaces  exist  on  board  the  Mu- 
seum's ship  collection,  and  more  will  be  created. 

Summary  of  the  Financial  Plan 

The  estimated  total  cost  for  the  restoration  of  the 
96  Blocks,  the  97  Blocks  and  the  waterfront  devel- 
opment would  be  $28.9  million.  Of  this,  $13.6 
million  could  be  raised  as  a  conventional  first  mort- 
gage, based  on  anticipated  revenues.  The  existing 
bank  loans  of  $2.6  million  and  the  Isbrandtsen 
Company  loan  of  $3  million  should  be  considered 
second  mortgages.  Anticipated  revenues  would  jus- 
tify an  additional  second  mortgage  loan  of  $600,- 
000,  although  the  source  would  have  to  be  a  "phil- 
anthropic" lender,  possibly  at  a  below-market  rate 
of  interest,  as  the  circumstances  do  not  justify  a 
loan  from  a  financial  institution.  The  total  sum 
raised  by  these  means  would  be  $19.7  million,  re- 
quiring an  additional  $9.2  million  from  other 
sources,  which  could  be  both  public  and  private. 

These  other  sources  could  include  a  similar  lease 
agreement  with  the  City  for  the  97  Blocks  as  has 
been  drawn  for  the  96  blocks,  which  would  in  turn 
permit  a  "philanthropic"  loan  to  be  paid  back  from 
the  income  on  these  blocks.  It  would  be  helpful, 
although  not  an  absolute  necessity,  for  the  City  to 
consider  a  50%  abatement  of  rents  for  the  96 
Blocks  until  the  second  mortgage  loans  have  been 
paid  off,  making  the  rents  that  the  Seaport  pays 
similar  to  those  proposed  for  the  State  on  the  Scher- 
merhorn  Row  Block.  If  both  of  these  eventualities 
were  to  take  place,  the  amount  of  money  that  must 
be  raised  as  gifts  would  be  reduced  to  around  $3 
million. 
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SOUTH  STREET  SEAPORT 
CONSOLIDATED 

PROJECTION  OF  INCOME  AND  EXPENSES  ($000) 


96W 

96E 

Piers 

Total 
Phase  I 

97E  &  W 

Total 
Project 

Gross  Rent  —  $  (A) 

695.6 

290.6 

189.9 

1175.2 

2305.7 

3480.9 

Vacancy  Allowance  (B) 

35.7 

15.8 

18.9 

70.4 

99.1 

169.5 

Gross  Effective  Income 

659.9 

274.8 

170.1 

1104.8 

2206.5 

3311.3 

Real  Estate  Taxes  (C) 

76.9 

40.1 

20.4 

137.4 

260.5 

397.9 

Insurance  (D) 

23.4 

11.1 

2.6 

37.1 

86.8 

123.9 

Management  (F) 

23.3 

10.0 

5.1 

38.4 

66.1 

104.5 

Maintenance  (F) 

90.6 

20.4 

12.6 

123.6 

279.7 

403.3 

Utilities  (G) 

30.2 

4.4 

8.8 

43.4 

78.1 

121.5 

Total  Expenses 

244.4 

86.0 

49.5 

379.9 

771.2 

1151.1 

Net  To  Service  Debt  and 
Ground  Lease 

415.5 

188.8 

120.6 

724.9 

1435.3 

2160.2 

Total  Construction  Cost  (H) 

4139.0 

1852.0 

441.0 

6432.0 

12757.0 

19189.0 

Gross  Area  (000  Sq.  Ft.) 

124.6 

41.1 

12.6 

178.3 

367.5 

545.8 

Public  Area 

32.3 

4.5 

36.8 

58.7 

95.5 

Net  Area  ( I ) 

92.3 

36.6 

12.6 

141.5 

308.8 

450.3 

SOUTH  STREET  SEAPORT 
BLOCK  96W 

PROJECTION  OF  INCOME  AND  EXPENSE  ($000) 


Commercial 
Shops 

Restaurants 

Offices 

Residential 

Theater 

Museum  Shops 

Community 

TOTAL 

Area  000  Sq.  Ft.  (A) 

20.6 

11.8 

40.3 

5.6 

5.8 

2.4 

5.8 

92.3 

Rent/Net  Sq.  Ft.  —  $ 

10.00 

8.00 

8.50 

6.00 

1.20 

5.00 

-0- 

Gross  Rent  —  $ 

206.0 

94.4 

342.6 

33.6 

7.0 

12.0 

-0- 

695.6 

Vacancy  Allowance  (B) 

14.4 

6.6 

13.7 

1.0 

-0- 

35.7 

Gross  Effective  Income 

191.6 

87.8 

328.9 

32.6 

7.0 

12.0 

-0- 

659.9 

Real  Estate  Taxes  (C) 

23.0 

10.5 

39.5 

3.9 

76.9 

Insurance  (D) 

5.8 

3.1 

10.7 

1.3 

.7 

.5 

1.3 

23.4 

Management  (E) 

6.9 

3.1 

11.8 

1.0 

.2 

.3 

— 

23.3 

Maintenance  (F) 

15.9 

9.1 

50.4 

4.2 

3.4 

1.8 

5.8 

90.6 

Utilities  (G) 

2.5 

1.4 

19.1 

.7 

2.7 

1.1 

2.7 

30.2 

Total  Expenses 

54.1 

27.2 

131.5 

11.1 

7.0 

3.7 

9.8 

244.4 

Net  To  Service  Debt  and 
Ground  Lease 

137.5 

60.6 

197.4 

21.5 

-0- 

8.3 

(9.8) 

415.5 

Cost/Gross  Sq.  Ft.  —  $ 

35.00 

35.00 

35.00 

35.00 

15.00 

30.00 

30.00 

Cost/Net  Sq.  Ft.  —  $ 

47.30 

47.30 

47.30 

47.30 

20.30 

40.50 

40.50 

Total  Construction 
Cost  (H) 

960.0 

558.0 

1906.0 

265.0 

118.0 

97.0 

235.0 

4139.0 

Gross  Area  (000  Sq.  Ft.) 

27.8 

15.9 

54.5 

7.6 

7.8 

3.2 

7.8 

124.6 

Public  Area 

7.2 

4.1 

14.2 

2.0 

2.0 

.8 

2.0 

32.3 

Net  Area  ( I ) 

20.6 

11.8 

40.3 

5.6 

5.8 

2.4 

5.8 

92.3 

SOUTH  STREET  SEAPORT 

BLOCK  96E  (MARKET  BLOCK) 

PROJECTION  OF  INCOME  AND  EXPENSE  ($000) 


Commercial 


Shops 

Restaurants 

Community 

TOTAL 

Area  000  Sq.  Ft.  (A) 

20.6 

8.0 

8.0 

36.6 

Rent/Net  Sq.  Ft.  —  $ 

11.00 

8.00 

— 

Gross  Rent  —  $ 

226.6 

64.0 

— 

290.6 

Vacancy  Allowance  (B) 

11.3 

4.5 

15.8 

Gross  Effective  Income 

215.3 

59.5 



274.8 

Keai  estate  taxes  (.u ) 

jj.U 

/.I 

4U.  1 

Insurance  (D) 

6.3 

2.4 

2.4 

11.1 

Management  (E) 

8.2 

1.8 

10.0 

Maintenance  (F) 

8.9 

3.5 

8.0 

20.4 

utilities  \\j ) 

.9 

.3 

5.1 

A  A 

4.4 

Total  Expenses 

57.3 

15.1 

13.6 

86.0 

Net  To  Service  Debt  and  Ground  Lease 

158.0 

44.4 

(13.6) 

188.8 

Cost/Gross  Sq.  Ft.  —  $ 

45.00 

45.00 

45.00 

Cost/Net  Sq.  Ft.  —  $ 

50.60 

50.60 

50.60 

Total  Construction  Cost  (H) 

1042.0 

405.0 

405.0 

1852.0 

Gross  Area  (000  Sq.  Ft.) 

23.1 

9.0 

9.0 

41.1 

Public  Area 

2.5 

1.0 

1.0 

4.5 

Net  Area  (I) 

20.6 

8.0 

8.0 

36.6 

SOUTH  STREET  SEAPORT 
BLOCKS  97E  &  W 

PROJECTION  OF  INCOME  AND  EXPENSE  ($000) 


Commercial 

Restaurants 

Offices 

Residential 

Museum 
Shops 

C  ommunity 

TOTAL 

t\icd  uuu  oq.  n.  y  r\  ) 

1 

jy .  1 

1  u.u 

1  A  A  (\ 

1 

7  0 

/  .u 

13  0 

308  8 

Kent/rNet  oq.  rt.  —  3> 

i  n  nn 
1  U.UU 

o.UU 

o.  5U 

£  Afl 

o.uu 

j.UU 

Gross  Rent  —  $ 

391.0 

80.0 

1229.1 

570.6 

35.0 

2305.7 

Vacancy  Allowance  (B ) 

27.4 

5.6 

49.1 

17.1 

99.1 

Gross  Effective  Income 

363.6 

74.4 

1180.0 

553.5 

35.0 

2206.5 

Real  Estate  Taxes  (C) 

43.6 

8.9 

141.6 

66.4 

260.5 

Insurance  (D) 

11.1 

2.8 

41.0 

27.0 

1.7 

3.2 

86.8 

Management  (E) 

10.9 

2.2 

35.4 

16.6 

1.0 

66.1 

Maintenance  (F) 

20.9 

5.3 

180.7 

56.1 

3.7 

13.0 

279.7 

Utilities  (G) 

2.6 

.7 

60.2 

6.3 

2.9 

5.4 

78.1 

Total  Expenses 

89.1 

19.9 

458.9 

172.4 

9.3 

21.6 

771.2 

Net  to  Service  Debt  and 
Ground  Lease 

274.5 

54.5 

121.1 

381.1 

25.7 

(21.6) 

1435.3 

Cost/Gross  Sq.  Ft.  —  $ 

35.00 

35.00 

35.00 

35.00 

30.00 

30.00 

Cost/Net  Sq.  Ft.  —  $ 

41.70 

41.70 

41.70 

41.70 

35.70 

35.70 

Total  Construction  Cost  (H) 

1630.0 

417.0 

6030.0 

3966.0 

250.0 

464.0 

12757.0 

Gross  Area  (000  Sq.  Ft.) 

46.5 

11.9 

172.1 

113.2 

8.3 

15.5 

367.5 

Public  Area 

7.4 

1.9 

27.5 

18.1 

1.3 

2.5 

58.7 

Net  Area  ( I ) 

39.1 

10.0 

144.6 

95.1 

7.0 

13.0 

308.8 

SOUTH  STREET  SEAPORT 
PIER  KIOSKS 

PROJECTION  OF  INCOME 
AND  EXPENSE  ($000) 

Kiosks 

Area  000  Sq.  Ft.  (A)  12.6 

Rent/Net  Sq.  Ft.  —  $  15.00 

Gross  Rent  — $  189.0 

Vacancy  Allowance  (B)  18.9 

Gross  Effective  Income  1 70. 1 

Real  Estate  Taxes  (C)  20.4 

Insurance  (D)  2.6 

Management  (E)  5.1 

Maintenance  (F)  12.6 

Utilities  (G)  8.8 

Total  Expenses  49.5 

Net  To  Service  Debt  and  Ground  Lease  1 20.6 


Cost/Gross  Sq.  Ft.  —  $ 
Cost/Net  Sq.  Ft.  —  $ 

Total  Construction  Cost  (H) 


35.00 
35.00 


441.0 


Gross  Area  (000  Sq.  Ft.) 
Public  Area 

Net  Area  (I) 


12.6 
-0- 


12.6 


NOTES  TO  INCOME  AND 
EXPENSE  PROJECTIONS 

A.  Area 

See  page  31  for  a  summary  of  uses  through- 
out the  project. 

B.  Vacancy  Allowance 
Shops  —  Block  96E 
Other  Shops 


5% 
7% 
7% 
4% 
3% 
-0- 
-0- 
10% 


G. 


Restaurants 
Office 
Residential 
Theater 
Community 
Kiosks 
Real  Estate  Taxes 
12%  of  Gross  Effective  Income  for 
commercial  and  residential  uses. 
Insurance 

Construction  cost  x  80%  x  0.75% . 
Management 

3%  of  Gross  Effective  Income  (cost  basis). 
Maintenance 

Shops  &  Restaurants  .25 /sq.  ft. 

NRA*  +  1.50/sq.  ft.  public  area 
Office  1.25/sq.  ft. 

NRA 

Residential  .40/sq.  ft. 

NRA  +  1 .00/sq.  ft.  public  area 
Theater  .25/sq.  ft. 

NRA  +  1 .00/sq.  ft.  public  area 
Community  1. 00/sq.  ft. 

NRA 

Kiosks  1  -00/sq.  ft. 

NRA 
:  net  usable  area 
Utilities 

35^/sq.  ft.  based  on: 

Shops  &  Restaurants  —  public  area 

Office  —  gross  area 

Residential  —  public  area 

Theater  —  gross  area 

Community  &  Museum  Shops  —  gross  area 
Kiosks  — 200%  of  NRA 
Cost  Projections  per  Gross  Square  Foot 
New  Construction 
Rehabilitation  for 


Commercial  Uses 
Rehabilitation  for 

Residential  Uses 
Rehabilitation  for 

Museum  Uses 
Efficiency 

(%  net  area  to  gross  area): 
96W  —  74%  97E  &  W 

96E  — 89% 


$45. 00/sq.  ft. 
35.00/sq.  ft. 
35.00/sq.  ft. 
30.00/sq.  ft. 


NOTES  TO  CONSOLIDATED 
FINANCING  PROJECTIONS 

A.  Ground  Rent  To  City 

Uplands  —  50%  of  13%  of  Gross  Effec- 
tive Income  on  all  except  Piers,  which  pay 
13%  of  G.E.I. 

Balance  of  97  —  13%  of  Gross  Effective 
Income  on  87.5%  of  Blocks  97E  &  W. 
(The  other  \2Vi%  is  included  in  the 
Uplands  lease.) 


B.   First  Mortgage 

Based  on  75%  of  appraised  value, 
years,  9.27%  constant. 


C. 
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Bank  and  I  Co.  Loans 

The  agreed  upon  terms  of  these  loans  are 

as  follows: 

Bank  I  Co. 

$2,500,000  $2,900,000 

3%  3% 

6/1/76  6/1/80 


Amount: 
Interest: 
Paid  From: 
Amortization 


10%  of  Gross  Rents  from 
the  Uplands  lease  —  first 
to  Banks,  then  to  I  Co. 
Comments:      I  Co.  interest  goes  to  the 
lower  of  the  prime  rate  or 
6%  after  Banks  are  paid 
off.  I  Co.  amortization 
starts  only  after  Banks  are 
paid  off. 

Debt  Service  during  the  1980's  is  computed 
as  follows: 


10%  of  Gross: 
100%  of  96W 
100%  of  96E 
121/2%  of  97E&W 

Bank  Interest  — 
$2,500,000  x  50% 
Average  Balance 

x3% 

Subtotal  —  To  Banks 

I  Co.  Interest  — 

$2,900,000  x  3% 

Total  Debt  Service 


$  $ 
66,000 
27,500 

27,600  121,100 


37,500 
158,600 

87,000 
245,600 


D.  Foundation  Loan 

Terms  of  5  %  interest;  25  year;  7.0 1  % 
constant. 

E.  Foundation  Gift 

Equal  to  the  total  cost  of  the  Market  Block 
(96E)  including  allocated  land  cost. 
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CONSOLIDATED 

FINANCING  PROJECTIONS  ($000) 


96W 

96E 

Piers 

Total 
Phase  I 

97E&W 

Total 
Project 

COST  &  FINANCING: 

Improvements 

4139.0 

1 852.0 

44  l.O 

6432.0 

12757.0 

19189.0 

LAINU  - —  Uplands 

I  l  jo.U 

1  A  "7f»  A 

4oj  IX) 

"7/1  1  Cl 
/4  1  .U 

r>  j  1  o.u 

—  97  Balance 

4350.0 

4350.0 

Total  Cost  —  1 

6297.0 

4331.0 

44  l.O 

1  1069.0 

17848.0 

28917.0 

A.  City  Lease  of  Land 
—  Uplands 

— 

— 

— 

— 

— 

— 

—  97  Balance 

— 

— 

4350.0 

4350.0 

Net  Cost  —  2 

6297.0 

4331.0 

44  l.O 

1  1069.0 

13498.0 

24567.0 

B.  First  Mortgage 

3090.0 

-0- 

820.0 

3910.0 

9670.0 

13580.0 

Net  Cost  —  3 

3207.0 

433  l.O 

(379.0) 

7159.0 

3828.0 

10987.0 

C.  Bank  &  I.  Co.  Loans 

2158.0 

2479.0 

— 

4637.0 

741 .0 

5378.0 

Net  Cost  —  4 

1 049.0 

1862.0 

(379.0) 

2522.0 

3087.0 

5609.0 

D.  Foundation  Loan 

970.0 

3360.0 

4330.0 

Net  Cost  —  5 

1552.0 

(273.0) 

1279.0 

E.  Foundation  Gift 

4331.0 

4331.0 

Net  Available  Capital  For 

Museum  Purposes 

2779.0 

273.0 

3052.0 

96W 

96E 

Piers 

Total 
Phase  I 

97E&W 

Total 
Project 

CASH  FLOW: 

INCl  1  U  «JtI  VXLC  ULVl    1 

4  j  ^  5 

1 88  8 

1  ZU.D 

724  9 

H.1J.J 

Z  1  ou.z 

A.  Ground  Rent  to  City 
—  Uplands 

42.9 

17.9 

22.1 

82.9 

18.7 

101.6 

—  97  Balance 

— 

— 

-0- 

-0- 

251.0 

251.0 

Net  Cash  Flow  —  2 

372.6 

170.9 

98.5 

642.0 

1165.6 

1807.6 

B.  First  Mortgage 

286.6 

-0- 

75.8 

362.4 

896.6 

1259.0 

Net  Cash  Flow  —  3 

86.0 

170.9 

22.7 

279.6 

269.0 

548.6 

C.  Bank  &  I.  Co.  Loans 

98.6 

H3.2 

211.8 

33.8 

245.6 

Net  Cash  Flow  —  4 

(12.6) 

57.7 

22.7 

67.8 

235.2 

303.0 

D.  Foundation  Loan 

67.8 

235.2 

303.0 

Net  Cash  Flow  —  5 

-0- 

-0- 

-0- 

GRAPHIC  POLICY 


The  graphic  policy  for  the  master  plan 
bears  the  same  relationship  to  the  Seaport's 
graphics  as  the  schematic  architectural 
drawings  done  for  the  plan  have  to  the 
architectural  drawings  that  will  be  done  by 
the  architects  of  the  buildings. 

Charles  Forberg,  the  graphic  consultant, 
has  prepared  policies  for  two  areas :  graph- 
ics and  streetscape.  Under  graphics  are 
four  sub-categories:  1,  elements  that  would 
identify  the  Seaport  area  as  approached 
from  outside;  2,  direction  and  information 
graphics  inside  the  Seaport  area;  3,  signs 
for  special  exhibits  and  activities,  and,  4, 
publications.  Under  streetscape  are  three 
categories:  1,  lighting;  2,  seating  in  pedes- 
trian areas,  and,  3,  other  elements  used 
repeatedly  throughout  the  Seaport,  such  as 
kiosks,  awnings,  barriers,  trash  cans,  and 
so  on. 

Three  different  kinds  of  graphic  design 
will  be  needed  to  cut  across  the  other  cate- 
gories: 1,  a  vocabulary  of  lettering  styles 
derived  directly  from  historical  examples; 
2,  a  transitional  graphic  style  derived  from 
historic  examples  but  used  more  freely, 
and,  3,  modern  typography  which  is  re- 
lated stylistically  to  the  historic  lettering 
selected,  but  which  could  be  used  in  an 
entirely  un-historic  way.  Some  examples 
are  shown  on  this  page.  They  include:  1, 
alphabets  of  letters  derived  from  nine- 
teenth century  painted  signs  that  would  be 
used  on  the  exterior  of  restored  buildings 
to  identify  shops;  2,  signs  that  could  iden- 
tify museum  exhibits  which  use  nineteenth 
century  lettering  over  a  modern  logotype 
or  identity  symbol;  and,  3,  modern  sign- 
age, compatible  to  the  old  lettering,  which 
could  be  used  inside  new  buildings,  and 
other  places  where  historic  lettering  was 
not  appropriate. 


Iff  RIDMS 

f  GAEHSfONQMTCK 

ML  C 

Some  examples  of  compatible  modern  graphics. 


ABCDEFGH 

ABCDEPG 

ABCDEF 

ABODE FG 


Examples  of  appropriate  historic  alphabets.  205  Front  Street  in  1 885. 
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